






























































































































































HCM Unsignalized Intersection Capacity Analysis Existing AM+Project
1: E. 18th St & Alhambra 6/19/2014

Lane Configurations % 4 % 4B & s

Sign Control Free Free Stop Stop

Grade 0% 0% 0% 0%
Volume (veh/h) 27 336 4 19 595 8 4 0 13 5 0 17
Peak Hour Factor 092 092 092 092 092 092 092 092 092 092 092 092
Hourly flow rate (veh/h) 29 365 4 21 647 9 4 0 14 5 0 18
Pedestrians

Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage

Right turn flare (veh)

Median type None None
Median storage veh)

vC, confiicting volume 655 370 809 1123 185 948 1121 328

vC1, stage 1 conf vol
vC2, stage 2 conf vol

tC, single (s) 4.1 41 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 3.5 4.0 3.3
pO0 queue free % 97 98 98 100 98 97 100 97
cM capacity (veh/h) 928 1186 254 194 826 204 195 668
Direction, Leme# EB1 H EBS WB1 WB2 WB3 NB1 SB{
Volume Total 29 243 126 2 431 224 18 24
Volume Left 29 0 0 21 0 0 4 5
Volume Right 0 0 4 0 0 9 14 18
cSH 928 1700 1700 1186 1700 1700 540 440
Volume to Capacity 0.03 014 0.07 002 025 013 0.03 0.05
Queue Length (ft) 2 0 0 1 0 0 3 4
Control Delay (s) 9.0 0.0 0.0 8.1 0.0 0.0 119 136
Lane LOS A A B B
Approach Delay (s) 0.7 0.2 119 136
B B
e T IR, T e e i B SIS 7
Average Delay 0.9
Intersection Capacity Utilization 28.2% ICU Level of Service A
Baseline Synchro 5 Report
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HCM Unsignalized Intersection Capacity Analysis Existing PM+Project
1: E. 18th St & Alhambra 6/19/2014

/‘_..\("—‘\*\T/'\»l«/

Lanﬁguratlons ILE +1’ SHER ‘ 1. : 1 \ ] ja»’ | 4’

Sign Control Free Free Stop Stop

Grade 0% 0% 0% 0%
Volume (veh/h) 34 592 11 15 386 9 10 0 19 11 0 34
Peak Hour Factor 092 092 092 092 092 092 092 092 092 092 092 092
Hourly flow rate (veh/h) 37 643 12 16 420 10 11 0 21 12 0 37
Pedestrians

Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)

Median type None None
Median storage veh)
vC, conflicting volume 429 655 1003 1185 328 873 1186 215

vCA1, stage 1 conf vol
vC2, stage 2 conf vol

tC, single (s) 4.1 4.1 7.5 6.5 6.9 7.5 6.5 6.9
tC, 2 stage (s)
tF (s) 2.2 2.2 3.5 4.0 3.3 35 4.0 3.3
p0 queue free % 97 98 94 100 97 95 100 95
cM capamty (veh/h) 1127 928 180 178 668 228 178 790
Volume Total 37 429 226 16 280 150 32 49
Volume Left 37 0 0 16 0 0 11 12
Volume Right 0 0 12 0 0 10 21 37
cSH 1127 1700 1700 928 1700 1700 345 493
Volume to Capacity 003 025 013 002 016 0.09 009 0.10
Queue Length (ft) 3 0 0 1 0 0 7 8
Control Delay (s) 8.3 0.0 0.0 8.9 0.0 0.0 165 131
Lane LOS A A C B
Approach Delay (s) 0.4 0.3 16.5 13.1
Approach LOS C B
Average Delay 1.3
Intersection Capacity Utilization 28.2% ICU Level of Service A
Baseline Synchro 5 Report
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PHA Tranportation Consultants

510.848.9233
E18 ST/ALHAMBRA DRIVE- Antioch 6/12/2014
Side Street Stop Control

Direction FROM NORTH FROM EAST FROM SOUTH FROM WEST

Street Name Alhambra E. 18th St. Biglow E. 18th Street

RIGHT THRU LEFT RIGHT THRU LEFT RIGHT THRU LEFT RIGHT THRU  LEFT Hour Total

7:00-7:15 7 0 0 1 163 3 1 0 0 2 54 1 232 232
7:15-7:30 3 0 2 0 146 1 2 0] 0 0 57 2 213 445
7:30-7:45 3 0 1 0 184 1 0 0 3 1 81 1 275 720
7:45-8:00 2 0 0 0 161 2 4 0 0 1 56 1 227 947
8:00-8:15 3 0 2 s 114 4 3 0 1 0 96 2 226 941
8:;15-8:30 3 0 0 0 136 12 6 0 0 2 103 2 264 992
8:30-8:45 3 0 0 1 136 10 12 0] 4 3 | 65 5 239 956
8:45-9:00 2 0 2 3 120 1 4 0 5 1 89 2 229 958

2-hour Vol. 26 0 7 6 1160 34 32 0 13 10 601 16 992

Peak HourVol. 11 0 3 1 595 19 13 0 4 4 336 6 992

4:00-4:15 3 0 2 6 105 4 1 1 7 3 | 132 0 264 264
4:15-4:30 7 0] 2 1 103 8 8 0 4 6 154 9 302 566
4:30-4:45 0 (0} 0 2 95 2 7 0 3 3 118 9 239 805
4:45-5:00 4 0 i 2 88 4 2 0 2 2 147 4 256 1061
5:00-5:45 2 0 1 2 100 1 2 0 1 0 173 6 288 1085
5:15-5:30 2 0 4 1 97 5 3 0 4 5 167 8 296 1079
5:30-5:45 7 0 1 1 74 3 3 0 3 1 137 4 234 1074
5:45-6:00 1 0 0 4 69 3 0 0 1 3 138 8 227 1045

2-hour Vol. 26 0 11 19 731 30 26 1 25 23 1166 48 1085

Peak HourVol. 13 0 4 7 386 15 19 0 10 11 592 28 1085

Adjusted numbers to estimate school traffic.

D\J



PHA Tranportation Consultants
510.848.9233

Drwy @ Brentwood Mission Hope-Brentwood 6/12/2014

Direction FROM NORTH FROM SOUTH
street Name Entrance Exit
RIGHT THRU LEFT RIGHT THRU LEFT Hour Total
7:00-7:15 1 0 1 1
7:15-7:30 6 0 6 7
7:30-7:45 4 2 6 13
7:45-8:00 3 6 9 22
8:00-8:15 1 0 1 22
8:15-8:30 3 2 5 21
8:30-8:45 3 3 6 21
8:45-9:00 2 1 3 15
2-hour Vol. 0 23 0 0 14 0 22
2ak Hour V¢ 0 14 0 0 8 0 22
3:00-3:15 5 4 9 9
3:15-3:30 1 1 2 11
3:30-3:45 3 6 9 20
3:45-4:00 1 6 7 27
4:00-4:15 0 1 1 19
4:15-4:30 0 0 0 17
4:30-4:45 0 0 0 8
4:45-5:00 0 0 0 1
2-hour Vol. 0 10 0 0 18 0 27
2ak Hour Vc 0 10 0 0 17 0 19

Peak Hour Vol
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STAFF REPORT TO THE CITY OF ANTIOCH PLANNING COMMISSION
FOR CONSIDERATION AT THE MEETING OF AUGUST 6, 2014

Prepared by: Mindy Gentry, Senior Planner4

Approved by: Tina Wehrmeister, Community Development Director
Date: July 31, 2014

Subject: Preliminary Development Plan for the Oakley Knolls

Subdivision (PDP-14-04)

RECOMMENDATION

It is recommended that the Planning Commission provide feedback to the applicant and
staff regarding the proposal and to provide direction to the applicant for the Final
Development Plan submittal.

REQUEST

Discovery Builders Inc., the applicant, is requesting a preliminary plan review of a
proposal to develop a 31 unit residential subdivision on 5.56 acres. The project site is
located on the north side of Oakley Road approximately 875 feet east of Willow
Avenue (APNs 051-430-001, -002, -003, -004, -005, -006, -007, -008, -009, -010,
-011, -012, -013, -014, -015, and -016) (Attachment “A”).

The purpose of a preliminary plan is to gather feedback from the Planning Commission
and outside agencies in order for the applicant to become aware of concerns and/or
issues prior to final development plan and tentative map submittal. As standard
practice, preliminary plans are not conditioned; rather a list of needed items,
information, and issues to be addressed is compiled for the applicant to address prior to
a final development plan hearing.

ENVIRONMENTAL

Preliminary plan review is a non-entitlement action and does not require environmental
review. The Final Development Plan will require compliance with the California
Environmental Quality Act (CEQA).

BACKGROUND

On November 27, 2001, the City Council heard and approved a final development plan,
tentative map, and Mitigated Negative Declaration on the subject property for a 16 unit
single family development on % acre parcels. The Council expanded the conditions of
approval and required a drainage study on the proposed site. Furthermore, the project
was conditioned to require a use permit and design review approval if the homes were
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to be constructed by a single developer or require design review approval only if the lots
are to be custom. Since the applicant proceeded without defining the option for home
construction, a use permit application was required. The developer recorded the final
map which resulted in the creation of the 16 approved lots.

A use permit to develop the project was conditionally approved by the Planning
Commission in May of 2003.

ANALYSIS
Issue #1: Project Overview

The proposed project consists of 31 single family homes on approximately 5.56 acres.
There are two proposed water quality basins (Parcel ‘C’ and ‘D’) to accommodate the
stormwater draining to the north. Parcel ‘C’, which is 9,501 s.f., is located in the middle
of the property towards the eastern edge and Parcel ‘D’, which is 4,771 s.f., is located in
the northeast corner of the property adjacent to the current terminus of Honeynut Street.
The single family home lots range in size from 3,649 s.f. to 8,172 s.f. with an average lot
size of 4,770 s.f. The applicant has not proposed architecture as part of the application;
therefore, a design discussion is absent from this staff report. Staff has recommended
that the architecture comply with the City’s Design Guidelines.

A homeowner's association (HOA) will be required for the project, which will be
responsible for maintaining the water quality basins, the landscape parcels (Parcel ‘A’
and ‘B’), and a sloped parcel (Parcel ‘E’).

The project is located in Community Facilities District 89-1 (Mello Roos).

This project could serve as a transitional development from the future mixed uses
(retail, residential, and office) to the south as well as the eBART station located to the
southwest.

Issue #2: Consistency with the General Plan

The General Plan designation for the project site is Medium Low Density Residential
which allows a maximum density of six units an acre. The zoning designation is
Planned Development (PD). The proposed land use is consistent with the General Plan
and will require submittal of a zoning change as part of the applicant’s entitlement
package. The applicant is proposing Planned Development (PD) as the zoning
designation, which is a designation to encourage flexibility in the design and
development of land so as to promote the most appropriate use; to allow diversification
in the relationship of various uses, structures, and space; to facilitate the adequate and
economical provision of streets and utilities; to preserve natural and scenic qualities of
open space; to offer recreational opportunities convenient to residents to enhance the
appearance of neighborhoods through the preservation of natural green spaces; and to
counteract the effects of urban congestion and monotony.



Medium Low Density Residential is characterized in the General Plan as a typical
subdivision, as well as other detached housing such as zero lot line units and patio
homes. Areas designated as Medium Low Density Residential are typically located on
level terrain with no or relatively few geological or environmental constraints. The
maximum allowable density is six dwelling units per acre. The proposed project density
is 5.57 dwelling units per acres, which is just under the maximum density aliowed under
the General Plan.

According to the General Plan, achievement of maximum densities are not guaranteed
nor implied. The final density is determined by development design, any onsite
constraints such as physical or environmental, available infrastructure, and other
factors. Lastly, the development standards in the zoning code could also influence the
number of lots thereby limiting the maximum allowable densities.

Due to the City budgetary issues and the lack of police staffing to meet General Plan
standards, residential projects have been conditioned to participate in a community
facilities district or other funding mechanism deemed acceptable by the City pertaining
to police services. The project will be required to mitigate its impact on police services
due to the increase in demand, which is based on the number of individuals that are
expected to reside in the new project. The General Plan identifies a performance ratio,
which is 1.2 to 1.5 police officers per 1,000 individuals. Currently, the district or other
funding mechanism has not been formed and the residential development that will be
the first to move forward will be required to establish the district or other mechanism.
Staff is also recommending that the Oakley Knolls project be conditioned to establish, if
necessary, and participate in the CFD or other funding mechanism.

Issue #3: Site Plan

The proposed project is a small lot subdivision with the majority of the lots on the site
plan having a lot size that is under 5,000 s.f. The neighboring subdivision to the north
has a lot size minimum of approximately 5,000 s.f. According to the applicant, the lots
will accommodate homes up to 3,000 square feet, which may be difficult to achieve on
such small lots while still maintaining the appropriate setbacks and requirements of the
City’s Design Guidelines.

The applicant has not provided any setback information or a typical lot detail. The table
below illustrates the setbacks for City’s R-6 zoning designation, which is the comparable
zoning designation to the Medium Low Density Residential General Plan designation.
Staff is recommending the R-6 setbacks be met as part of the Final Development Plan
submittal.



Setback R-6
Setbacks
Front (Local Street) | 20’

Front (Collector)* 25’

Front (Garage) 20-25’
Rear (Single Story) | 10’

Rear (Two Story) 20’

Side 5

*Oakley Road is a collector street.

Each home would be required to have a two car garage with at least a 20’ driveway,
which staff is recommending the driveways be at a right angle to the street.

The proposal includes two public streets to serve the project, which will require
annexation into the Streetlight and Landscaping District. There are two points of
access, one from Oakley Road with Hickorynut Street connecting to the current

terminus of Honeynut Street. All of the houses front onto these local neighborhood
streets.

Parking: Per the code, the parking requirements for a single family home are a two car
garage and one guest parking space on the street within close proximity to the unit
served. The applicant has provided a City standard cul-de-sac at the end of Hickorynut
Court. The applicant will also be required to submit a parking plan showing there is
ample space for guest parking. The ordinance doesn'’t specify the placement of the
guest spaces, but small lot subdivisions are typically conditioned to provide a guest
parking space within 150-200’ of the unit it is serving.

The Zoning Ordinance also requires unrestricted access to the rear yard for recreational
vehicles for 25% of single family lots. The applicant's proposed site plan makes it
difficult to provide the required number of RV parking spaces. Requiring RV parking
may not be practical for this type of development and could be appropriately deterred by
prohibiting RV parking in the development's Covenants, Codes and Restrictions
(CC&Rs). This is consistent with other approved small-lot subdivisions. The PD zoning
allows flexibility with development standards; therefore, the Commission has the ability
to require or not require RV parking for this project.

Issue #4: Grading and Drainage

Grading: Staff has concerns regarding the proposed grading and recommends the
applicant work with staff to reach a grading plan that will address staff's concerns prior
to the submittal of the Final Development Plan. The issues that staff has identified are
as follows:

e The entrance to the development on Hickorynut Street is too steep and the siope
needs to be reduced. The applicant shall coordinate with City staff and Contra
Costa Fire Protection District (CCCFPD) to achieve an acceptable slope.
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o Staff believes the soil conditions of the project site are sandy; therefore, a soils
report shall be submitted with the Final Development Plan to verify the proposed
slopes are not too steep.

o The slope within Parcel A is identified as a 4:1 slope in the Oakley Road Typical
Section; however based on the grades provided, staff believes the slope will be
closer to 2:1. This steep slope is not favorable to have in the right of way and
should be revised prior to submittal of the Final Development Plan. The sound
wall will also need to be located at the top of the slope as it is currently planned.

o Staff does have concerns regarding the provision of a flat useable backyard on
lots 6 to 10 and 19 to 22. Staff has provided a recommendation of providing at
least a 20’ flat area in the backyard for all lots.

e A retaining wall is proposed along the eastern property boundary along Parcel ‘C’
and Honeynut Street. The applicant has designed the project so that Honeynut
Street will turn to the left to eventually access the neighboring property once it's
developed; however, the adjacent property is higher than the proposed final
grade of Honeynut Street therefore requiring a retaining wall. As part of the
redesign of the grading, staff wants to see the elimination of the retaining wall
along the eastern propenty line.

Drainage: According to the Contra Costa County Flood Control District, a natural
watershed boundary bisects the project site and previously the District has allowed part
of the project site to drain a portion of the site to the south but recommended that the
City condition the project to locate and construct an adequately sized outfall to East
Antioch Creek to serve the southern draining portion of the project and properties in
Drainage Area 56, north of Oakley Road and west of the project site. Staff has
recommended that a drainage study be conducted with review by the Flood Control
District and be submitted along with the Final Planned Development.

The applicant has proposed draining a portion of the project to the south (Lots 14-22
and Parcel ‘E’); however, the water is not being treated or retained in any manner as
per the C.3 stormwater regulations. The water is flowing into the curb and gutter, and
will eventually pool on adjacent land and into Oakiey Road. This does not meet the
stormwater discharge requirements. Further, the applicant has proposed a storm drain
line that is to be capped until future use. The applicant needs to revise the drainage for
the Final Planned Development submittal to adhere to the C.3 stormwater requirements
and to design a functional system.

The applicant has proposed through curb drains to convey the stormwater from the curb
and gutter to the C.3 bioretention basin. This is an unacceptable means of conveyance
and needs to be revised to meet the City’s requirements. The applicant should work
with staff prior to the submittal of the Final Development Plan to address the deficiency.



Issue #5: Infrastructure and Off-Site Improvements

The developer is required to provide all infrastructure necessary to serve the site. This
includes utility tie-ins such as water, streets, sanitary sewer and storm drainage
systems.

Oakley Road: The proposed plan shows a 52.5’ wide right of way, which will provide full
improvements on the north side of Oakley Road. The improvements on the north side
of Oakley Road include a 20’ travel lane, a 5’ sidewalk, 5’ of public right of way, and
then 20’ of landscaping to a sound wall. The temporary southern roadway
improvements consist of a 16’ travel lane and a 4’ shoulder. The southern roadway
improvements will eventually be completed to the ultimate configuration to match the
northern improvements when the property to the south develops.

Water: An 8” water line currently terminates at Honeynut Street, where the developer
has proposed to connect the project to the City’s water supply. The waterline will then
run beneath the streets to serve the development. The water system is required to be a
looped system; therefore, the waterline would need to run from its current terminus at
the intersection of Oakley Avenue and Willow Avenue to the project and connect to the
waterline at its current terminus in Honeynut Street.

Sewer: A 6" sewer line currently terminates at Honeynut Street; however, staff has
concerns regarding the capacity. As part of the Final Development Plan submittal, the
applicant will need to provide a study of the existing sewer line to verify there is
adequate capacity.

Stormwater: There are two bioretention basins, both on the northern side of the
property. As discussed above, a portion of the project drains to the south with the
remainder draining to the north. The portion that drains to the south is not meeting the
C.3 stormwater guidelines as it is not being treated or retained and then discharged into
the City’s storm drain system or natural water course. A recommendation has been
added that this issue be addressed prior to submitting for a Final Development Plan.

Due to the smaller lots, staff has concerns about the placement of the required utility
boxes. In some cases on small lot developments, the utility boxes can be placed in a
manner that dramatically reduces front yard landscaping.  Therefore, staff is
recommending the applicant submit a utility plan as part of the Final Development Plan
submittal showing the placement of all utility boxes.

Issue #6: Architecture, Landscaping and Walls

The applicant has not provided plans for architecture, landscaping, fences, or walls with
this application. As part of the future development application, staff wants to ensure
architecturally enhanced elevations will be submitted for homes sited on the corners. It
is typical to require that for homes located on corner lots, the design treatments (e.g. a



built-up stucco or stone veneer) found on the “front” elevations should also be placed on
the side elevations facing the street.

A masonry wall will be required along the frontage of Oakley Road. The height
associated with the attenuation will need to be determined by a noise study. The design
of this wall will also need to be submitted for review.

The City’'s Design Guidelines discuss having entries that incorporate special paving,
architectural elements, and landscaping to set the overalil tone for the community’s

character. Staff has suggested adding a project entry feature to set the overall
character of the project.

CONCLUSION

The purpose of a preliminary plan is to gather feedback from the Planning Commission
and outside agencies in order for the applicant to become aware of concerns and/or
issues prior to Final Development Plan submittal. As standard practice, preliminary
plans are not conditioned; rather a list of needed items, information, and issues to be
addressed is compiled for the applicant to address prior to a final plan hearing. Staff
suggests the following, along with any issues brought up by the Planning Commission
at the August 6th hearing, be addressed in the Final Development Plan submittal:

1. Where practical, the developer shall stagger the front yard setbacks of adjacent
lots to provide for a varied streetscape.

2. Each home shall include a two car garage and at least a 20 foot deep driveway
apron, which shall be at a right angle to the street.

3. A HOA shall be established for the project and will be responsible for maintaining
the water quality basins, landscape parcels, and sloped parcels.

4, The project shall provide guest parking spaces within 150’ — 200’ of the unit each
space serves. The applicant shall submit a parking plan with the Final
Development Plan submittal that numbers each unit and its corresponding
parking space in order to verify the distance from each unit.

5. For homes located on corner lots, the design treatments (e.g. a built-up stucco or
stone veneer) found on the “front” elevations shall also be placed on the side
elevations facing the street.

6. The project’'s CC&Rs will not allow any RV’s, boats or jet skis to be parked within
the project.



10.

11.

12.

13.

14.

15.

16.

17.

18.

The developer shall prepare a drainage study. The developer shall design and
construct storm drain facilities to adequately collect and convey stormwater
entering or originating within the development to the nearest adequate man-
made drainage facility or natural watercourse, without diversion of the watershed,
per Title 9 of the County Ordinance Code.

The applicant shall submit a utility plan showing the location of water meter
boxes, backflows for fire sprinklers, sewer cleanouts, cable, phone, and power
boxes as it relates to frontage of the houses.

The Final Development Plan shall include a project entry feature and landscaping
to set the overall character of the development. The entry feature shall
incorporate some of the following: lighting, public art, large specimen trees, stone
wall features, architectural monumentation and water features. The entry feature
shall include authentic materials such as brick, stone, wood, or iron work.

All lots shall be a minimum of 3,500 square feet.
One floor plan shall be a single story.

Included with the Final Development Plan submittal, a site plan shall show the
location where garbage cans will be located on the main streets for trash pickup
days. The areas shall be able to accommodate three bins plus three feet
between the bins.

The applicant shall submit a drainage study outlining what facilities are to be
constructed and how they will function as part of the Drainage District. The
project shall also comply with the C.3 stormwater requirements. Any drainage
concerns expressed by the City or by Contra Costa County Flood Control District
shall be implemented, as approved by the City Engineer.

The through curb drains need to be redesigned to the satisfaction of the City.
The project shall be annexed into the Streetlight and Landscape District.

The waterline system shall be looped; therefore, the waterline needs to be
extended eastward to the project from the current terminus at the intersection of
Oakley Avenue and Willow Avenue. The waterline shall be connected from
Honeynut Street through the development and into Oakley Road.

The project shall establish, if necessary, and participate in the community
facilities district or other mechanism deemed acceptable by the City.

Reduce retaining walls to the maximum extent practical and eliminate retaining
walls within the public right-of-way.



19.

The project’s architecture shall comply with the City’'s Residential Design
Guidelines.

20. The entrance to the project off of Oakley Road onto Hickorynut Street is too
steep. The site grading needs to be reconfigured to minimize this slope, which
should be coordinated with staff and the CCCFPD.

21. A soils report shall be submitted with the Final Development Plan.

22. The slope within Parcel A needs to be reduced and the sound wall shall be
located at the top of the slope.

23. The setbacks for R-6 shall be met and a 20’ flat useable backyard shall be
provided on all lots.

24. The retaining wall adjacent to Parcel ‘C’ and to Honeynut Court shall be
eliminated.

25. A study needs to be submitted with the Final Development Plan analyzing the
capacity of the 6” sewer line to serve the project.

26. The height of the masonry wall along Oakley Road shall be determined by a
noise study, but shall not be less than six feet. Design of the wall shall be
submitted as part of the Final Development Plan submittal.

ATTACHMENTS

A. Aerial Photograph
B. Applicant’s Description
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ATTACHMENT "B"

RECEIVED

APR 15 2014
OAKLEY KNOLLS
PROJECT CHARACTERISTICS GITY OF ANTIOCH
PRELIMINARY DEVELOPMENT PLAN COMMUNITY DEVELOPMENT

The proposed Oakley Knolls Project consists of 31 single family residential lots on 5.56
acres. The proposal is to re-subdivide the 16 lot Tract 8501. This project is located on the
north side of Oakley Road east of Willow Avenue.

The proposed density of this project is about 5.5 units per acre and the average lots size is

approximately 4700 sq. ft. These lot sizes will accommodate homes sizes likely up to
3000 sq. ft.

The current General Plan for this parcel calls for Medium Low Density Residential. The
layout and density we are proposing is consistent with this General Plan land use
designation. This project will involve a rezoning of the existing Planned Development
(PD) district. The new proposed development is an increase in density, but again, it is
consistent with the General Plan. We feel that the lot sizes we are proposing are more
marketable and viable than the existing Tract 8501 lots which are over 10,000 sq. ft. The
existing Tract 8501 is not consistent with the project to the north. Our proposed project

is much more consistent with the development to the north.

We are proposing two access points, one off Oakley Road and one via Honeynut Street.
We are also proposing two bioretention areas on parcels C and D within the project site to
comply with C.3 requirements. Parcels A and B will be set aside for frontage
landscaping (20° wide) and then there is a small Parcel E which is a sloped area which

will be owned and maintained by a proposed project HOA.



